PROPERTY TAX APPEAL BOARD S DECI SI ON

APPELLANT: Joseph Messer
DOCKET NO.: 04-25557.001-R-1
PARCEL NO.: 05-07-305-014-0000

The parties of record before the Property Tax Appeal Board (PTAB)
are Joseph Messer, the appellant, by attorney Richard Wrsek of
Wirsek & Vihon LLP of Chicago and the Cook County Board of Review
(board).

The subject property consists of a 96-year-old, two-story single-
famly dwelling of frame construction containing 4,830 square
feet of living area and located in New Trier Township, Cook
County. The residence contains three bathroons, a full basenent,
fireplaces and a two-car garage.

The appellant, through counsel, filed an appeal before the
Property Tax Appeal Board and submtted a recent appraisal
suggesting that the fair nmarket value of the subject property is
not accurately reflected in its assessed val uati on

The market value estimate of $1,500,000, offered by the
appel l ant, was developed from a residential appraisal wth an
effective date of January 1, 2004. The apprai sal contained the
cost approach and the sal es conpari son approaches to val ue.

In the appraisal’s cost approach, the appraiser estimted the
land value to be $1,000, 000. The appraiser estimated the
repl acenent cost of the depreciated inprovenents to be $445, 684,
resulting in an inprovenent cost, including site inprovenents of
$55, 000, to be $500,684 and arrived at a total value under the
cost approach of $1, 500, 684.

The next approach devel oped by the appellant’s apprai ser was the
sal es conpari son approach. The appraiser used three conparable
residential sales that ranged in size from 3,792 to 5,223 square
feet with ages ranging from78 to 93 years. The conparables sold
bet ween August 2003 and My 2004 for prices ranging from

(Continued on Next Page)

Based on the facts and exhibits presented, the Property Tax
Appeal Board hereby finds a reduction in the assessnment of the
property as established by the COOK County Board of Review is
warranted. The correct assessed valuation of the property is:

LAND: $ 67,749
| MPR. $ 82,101
TOTAL: $149, 850

Subject only to the State nultiplier as applicable.
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$1, 260,000 to $1,550,000, or from 296.76 to $353.38 per square
foot of building area. Havi ng considered the market conditions
and havi ng nade various adjustnents for the conparable sales, the
apprai ser was of the opinion that the subject property had a
mar ket value of $310.56 per square foot of building area or a
rounded figure of $1,500,000 for the sal es conparison approach to
val ue.

In reconciling the two approaches to value, the appellant’s
apprai ser estinmated that the subject had a market value of
$1, 500, 000 as of January 1, 2004.

Based on this evidence, the appellant argued that the subject's
current assessnent be revised and that the proper |evel of
assessnment for Cook County class 2 property be applied to the
subj ect.

The board of review submtted its "Board of Review Notes on
Appeal " wherein the subject's final inprovenent assessnent of
$99, 529, or $20.60 per square foot of living area, was discl osed.
In support of the subject’s assessnent, the board of review
of fered four suggested conparable properties located within a
quarter mle of the subject. The conparabl es consist of two-
story, masonry buildings ranging in age from75 to 88 years. The
conparables contain full or partial basenents, two finished two
or three-car garages, three or four bathroons, two with air
conditioning and all have fireplaces. These properties contain
between 4,498 and 5,328 square feet of Iliving area and have
i nprovenent assessnments ranging from $20.69 to $23.10 per square
foot of living area. Based on this evidence, the board of review
requested confirmation of the subject property’ s assessnent.

After hearing the testinony and reviewing the record, the
Property Tax Appeal Board finds that it has jurisdiction over the
parties and the subject matter of this appeal.

Wen overvaluation is clained the appellant has the burden of
proving the value of the property by a preponderance of the
evi dence. Property Tax Appeal Board Rule 1910.63(e). Proof of
mar ket val ue may consist of an appraisal, a recent arms |ength
sale of the subject property, recent sales of conparable
properties, or recent construction costs of the subject property.
Property Tax Appeal Board Rule 1910.65(c). Havi ng reviewed the
record and consi dered the evidence presented, the Board concl udes
that the appellant has satisfied this burden.

The PTAB reviewed the appellant’s appraisal containing the sales
conpari son approach and the cost approach to val ue. The board
did not provide an appraisal report. The Board finds the best
evi dence of market value is the appellant's appraisal.
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The PTAB finds that the best evidence of market value is the
appel lant’ s sal es conparison approach to val ue. The apprai ser
used three simlar properties conparable in size from 3,792 to
5,223 square feet with ages ranging from 78 to 93 years. The
conpar abl es sold between August 2003 and May 2004 for prices
rangi ng from $1, 260,000 to $1, 550,000, or from 296.76 to $353. 38
per square foot of building area. Having considered all the
evi dence the Board finds the subject property had a narket val ue
of $1, 500,000, as of the assessnent date.

The board of review s evidence carries little weight because it
offered no analysis of evidence or conclusion of value based on
sal es evi dence.

Since the PTAB has deternmined that a reduction in the subject's
assessnent is warranted based upon a narket value argunent, the
PTAB finds no need to address the board's equity argunent.

Uilizing the Departnent or Revenue's 2004 three-year nedian
| evel of assessnments for Cook County Class 2 property of 09.99%
the subject’s nmarket value found herein should reflect a total
assessment of $149, 850. Since the current total assessment of
$167,276, is greater than the assessnment warranted by the
subject’s market value, a reduction is appropriate.
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This is a final adm nistrative decision of the Property Tax Appea
Board which is subject to reviewin the Crcuit Court or Appellate
Court under the provisions of the Adm nistrative Review Law (735

I LCS 5/3-101 et seq.) and section 16-195 of the Property Tax Code.
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DI SSENTI NG

CERTI FI CATI1 ON

As Clerk of the Illinois Property Tax Appeal Board and the keeper of
the Records thereof, | do hereby certify that the foregoing is a
true, full and conplete Final Admnistrative Decision of the

I[llinois Property Tax Appeal Board issued this date in the above
entitled appeal, now of record in this said office.

Date: February 29, 2008

@;ﬁmﬂa@

Clerk of the Property Tax Appeal Board

| MPORTANT NOTI CE

Section 16-185 of the Property Tax Code provides in part:
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"If the Property Tax Appeal Board renders a decision |owering the
assessnent of a particular parcel after the deadline for filing
complaints with the Board of Review or after adjournnent of the
session of the Board of Review at which assessnents for the
subsequent year are being considered, the taxpayer may, within 30
days after the date of witten notice of the Property Tax Appeal
Board’' s deci sion, appeal the assessnment for the subsequent year
directly to the Property Tax Appeal Board."

In order to conply with the above provision, YOU MJST FILE A
PETI TI ON AND EVI DENCE W TH THE PROPERTY TAX APPEAL BOARD W THI N
30 DAYS OF THE DATE OF THE ENCLOSED DECI SION I N ORDER TO APPEAL
THE ASSESSMENT OF THE PROPERTY FOR THE SUBSEQUENT YEAR.

Based upon the issuance of a |owered assessnent by the Property
Tax Appeal Board, the refund of paid property taxes is the
responsibility of your County Treasurer. Please contact that
office with any questions you may have regarding the refund of
pai d property taxes.
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